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DATE:

June 27, 2017

TO:

PLANNING COMMISSION

FROM:

David Young, Senior Planning Consultant (879-6810, david.young@chicoca.gov)

RE:

Modification to Approved Vesting Tentative Subdivision Map 06-02 (Schill)
Located South of Nord Highway and West of Esplanade

SUMMARY
The applicant proposes to modify a condition of approval for the approved Vesting Tentative
Subdivision Map S 06-02 to allow for the re-configuration of four lots within the subdivision
adjacent to Nord Highway. No significant concerns have been identified.
Recommendation:
Planning staff recommends adoption of Resolution No. 17-09 (Attachment A), approving
modification to approved vesting tentative subdivision map S 06-02, subject to the attached
revised conditions.
Proposed Motion:
I move that the Planning Commission adopt Resolution No. 17-09, approving the
modifications to approved vesting tentative subdivision map S 06-02, subject to the
attached conditions.
BACKGROUND
The site is located at the southwest corner of Nord Highway and the Esplanade, bounded by
the Montecito Place Subdivision to the south and the Creekside Landing Subdivision to the
west (see Attachment B, location/notification area map). The proposal would modify the
property lines of four single-family residential lots designated Low Density Residential on the
General Plan Diagram and located in the R1 (Low Density Residential) zoning district.
The proposal would also modify Condition of Approval #10 requiring Lots 34 and 35 to front
Nord Highway (see Attachment C: Planning Commission Resolution S 06-44 and
Attachment D, Approved Subdivision Map S 06-02). The applicant proposes to orient these
lots interior to the subdivision through the creation of a short cul-de-sac, “Shaker Court” (see
Attachment E, Modified Map for S 06-02). The proposed change would not reduce the total
number of lots or affect the residential density of the overall project.
DISCUSSION
The applicant has requested the proposed modification to eliminate potential traffic and
circulation issues that would result from fronting Lots 34 and 35 on Nord Highway (see
Attachment F, Applicant Request for Modification). In summary, the applicant highlights the
following issues as justification for the request:
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1) Vehicles traveling east across the Mud Creek Bridge approximately 500 feet to the west
have a limited line of site to vehicles and pedestrians.
2) Chamberlain Run adjoins Nord Highway adjacent to Lot 35, potentially creating
unnecessary traffic impacts.
3) As originally approved, Lots 34 and 35 would result in potential safety concerns
entering and existing the lots from Nord Highway.
Approval of the proposed request would result in a minor modification to the street network to
create “Shaker Court” and adjustments to property lines of Lots 34, 35, 36, and 37 to create
more evenly sized, buildable lots.
The proposed modification would also reconfigure and eliminate physical constraints on Lot
35, as currently approved, which includes an existing utility easement located along the Lot’s
western boundary and a narrow lot shape and frontage along Nord Highway. Additionally,
existing Condition of Approval #10 requires that Lots 34 and 35 front Nord Highway. The
proposed change would create a more contiguous neighborhood flow, allowing the residents
of Lots 34 and 35 to travel through the neighborhood created by the approved subdivision
rather than using a highway to enter and leave their property.
As indicated above in 1) vehicles traveling eastbound on Nord Highway have limited views and
line of site of the Schill Subdivision due to the direction of travel, topography and existing
vegetation on the properties immediately west of the subdivision.
Additionally, the modification would eliminate potential conflicts with vehicles turning right onto
Nord Highway from Chamberlain Run and residents backing out from 34 and 35 as currently
approved. The proposed modification would eliminate potential traffic hazards and safety
conditions as
FINDINGS
Environmental Findings
The project site is located within the Northwest Chico Specific Plan (NWCSP) area and is one
of four development projects within the Plan area which received project specific analysis. Both
a Program and Project-level Environmental Impact Report (EIR) was prepared for the NWCSP
and certified by the City Council on December 6, 2005. Pursuant to California Environmental
Quality Act (CEQA) Guidelines Section 15162 (Subsequent EIRs and Negative Declarations),
the proposed modification is within the scope of the Environmental Impact Report (SCH#
2004082087) that was previously certified, and no other environmental review is necessary.
Amendment to an Approved Vesting Tentative Map Finding
As established in CMC 18.22.080, amendments may be made to an approved or conditionally
approved vesting tentative map providing an application for such amendment is filed prior to
the date such map expires.
Subdivision Findings (CMC Section 18.18.070.B)
Pursuant to Chico Municipal Code Section 18.18.070.B, the Planning Commission shall
consider the evidence presented in the application materials, staff report, and public hearing,
and shall base its action on the conformity of the subdivision map with the subdivision
regulations and on the design of the proposed subdivision. In order to approve a subdivision
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map, the Planning Commission must find that the subdivision map and its design conform to
all applicable requirements of Title 18 and Title 19 of the Chico Municipal Code, and that the
subdivision map and its design are consistent with the Chico General Plan.
As supported by the Conditions of Approval and the Subdivision Report, and this staff report,
the proposed subdivision map and its design conform to the requirements of Title 18 and Title
19 of the Chico Municipal Code, and would be consistent with the Chico General Plan.
PUBLIC CONTACT
A 10-day public hearing notice was mailed to all landowners and residents within 500 feet of
the site, and a legal notice was published in the Chico Enterprise Record. As of the date of
this report no correspondence has been received in response to the public notice.
DISTRIBUTION:
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ATTACHMENTS:
A. Planning Commission Resolution No. 17-09
B. Location/Notification Map
C. Planning Commission Resolution No 06-44 - Exhibit I Conditions of Approval
D. Schill Approved Vesting Tentative Subdivision Map, S 06-02
E. Schill Modified Vesting Tentative Subdivision Map, Lots 34 and 35, S 06-02
F. Applicant Modification Request letter

1

RESOLUTION NO. 17-09
RESOLUTION OF THE CITY OF CHICO PLANNING COMMISSION
APPROVING MODIFICATION MOD 17-04 FOR THE SCHILL VESTING
TENTATIVE SUBDIVISON MAP 06-02
(Webb Homes)

2
3
4
5
6

WHEREAS, an application has been submitted to modify a condition of approval from the

7

previously approved vesting tentative subdivision map (S 06-02) located on the southwest corner

8

of the Esplanade and Nord Highway, and identified as Assessor’s Parcel Nos. 006-680-006 and

9

006-680-009, to divide 60 acres to create 154 single-family residential lots on 41.7 acres, two lots

10

for future multi-family residential uses on 16.5 acres, and one lot of 1.5 acres for future

11

neighborhood commercial uses; and

12

WHEREAS, the Planning Commission considered the modification request, revised condition

13

of approval, staff report, and comments submitted at a noticed public hearing held on July 6, 2017;

14

and

15

WHEREAS, an environmental impact report (EIR) was certified for the Northwest Chico

16

Specific Plan (NWCSP) on December 6, 2005, it has been determined that pursuant to sections

17

15162 (Subsequent EIRs and Negative Declarations), 15168 (Program EIRs) and 15182

18

(Residential Projects Pursuant to a Specific Plan) of the California Environmental Quality Act

19

(CEQA), no further environmental review is required for the Project; and

20

WHEREAS, pursuant to Section 15162 of the California Environmental Quality Act

21

Guidelines, the modification request is within the scope of the certified EIR in that it has been

22

determined that: a) the modification request does not represent a substantial change that would

23

require major revisions to the certified EIR; b) there have been no substantial changes in the

24

circumstances under which the subdivision will be undertaken that require major revisions to the

25

EIR; c) the EIR adequately addresses the potential impacts and provides appropriate mitigation

26

measures related to development; and d) no new significant impacts have been identified.

27
28

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE
CITY OF CHICO AS FOLLOWS:
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1
2

1.

With regard to the requested modification and amended condition of approval, the Planning
Commission finds that:

3

A. The reconfigured lots and single-family residential uses are permitted within the R1

4

district and future development will meet the applicable provisions of Title 19 of the Chico

5

Municipal Code.

6

B. Development of the reconfigured lots will be harmonious and compatible with existing

7

and future development in the area in that the newly configured lots are subject to the

8

typical development standards for the R1 zoning district and would be substantially

9

consistent with the pattern of single-family residential development originally approved

10

for the subdivision;

11

C. The modification request and reconfigured lots are consistent with the General Plan in that

12

there would be no change in the overall number of units, therefore project density remains

13

consistent with the original approval;

14

D. The site is physically suitable for a single-family residential uses in that it is adjacent to

15

existing single-family residential uses, relatively flat with no sensitive resources, and all

16

necessary utilities and infrastructure are available to serve the project. The reconfigured

17

lot sizes are adequate to accommodate future home development in compliance with all

18

City development regulations; and

19

E. The reconfigured lots do not substantively change or omit any project feature that was

20

previously included to assure adequate public and emergency vehicle access, sanitation,

21

water, and public utilities and services. The reconfigured lots would not be detrimental

22

to public health and safety because the City's sanitary sewer system has adequate capacity

23

to serve the project; domestic water will be provided by California Water Service

24

Company; and storm water facilities will be constructed in accordance with adopted City

25

standards;

26

F. The design, location, size and operating characteristics of the reconfigured lots would not

27

be detrimental to the public interest, health, safety, convenience, or welfare of the City.

28

The project will comply with all City zoning and building standards. Therefore, the
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1

project will not result in detrimental impacts to the public or the welfare of the City.

2

2.

3

request, subject to the original conditions and revised condition #10, attached hereto.

4

3.

5

the record of proceedings upon which its decision is based are located at and under the custody of

6

the City of Chico Community Development Department.

7

Based on all of the above, the Planning Commission hereby approves the modification

The Planning Commission hereby specifies that the materials and documents which constitute

THE FOREGOING RESOLUTION WAS ADOPTED at a meeting of the Planning

8

Commission of the City of Chico held on July 06, 2017, by the following vote:

9

AYES:

10

NOES:

11

ABSENT:

12

ABSTAINED:

13

DISQUALIFIED:

14

ATTEST:

APPROVED AS TO FORM:

__________________________
Brendan Vieg
Planning Commission Secretary

________________________
ANDREW L. JARED
Assistant City Attorney*

15
16
17
18
19
*Pursuant to The Charter of the City of Chico, Section 906(E)
20
21
22
23
24
25
26
27
28
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EXHIBIT “I”
REVISED CONDITIONS OF APPROVAL
Schill Vesting Tentative Subdivision Map (S 06-02)
1.

The creation of 154 single-family residential lots on 41.7 acres, two lots for future multifamily residential uses on 16.5 acres, and one lot on 1.5 acres for future neighborhood
commercial uses is authorized, as depicted on the vesting tentative subdivision map date
stamped October 20, 2006 by the Planning Division, except as revised by any other
condition of approval in compliance with the R1 Low Density Residential zoning district
and the Northwest Chico Specific Plan.

2.

The subdivision shall be developed in compliance with all other State and local Code
provisions, including those of the Building and Engineering Divisions and the Fire
Department. The applicant is responsible for contacting these offices to verify the need
for permits.

3.

Prior to recording the final map, any delinquent taxes and/or assessments against the
property shall be paid.

4.

In the event that all fees have not been paid prior to recordation of the final map, the
following notation shall be included on the final map:
“In accordance with the provisions of the Chico Municipal Code, a transportation facility
fee, park facility fee, and building and equipment fee may be assessed and levied upon
the owner of any lot or parcel within this subdivision at the time a new building or
structure is constructed on such lot or parcel, at the time an alteration or addition is made
to an existing building or structure constructed on such lot or parcel which results in the
expansion of such building or structure, or at the time of a change in use of an existing
building or structure constructed on the lot or parcel. In addition, a storm drainage facility
fee may be assessed and levied upon the owner of any lot or parcel within this
subdivision at the time such lot or parcel is first used for any residential or nonresidential
purpose, at the time the area of the lot or parcel devoted to such residential or
nonresidential use is expanded, or at the time of a change in the use of the lot or parcel.
Such transportation facility fee, park facility fee, building and equipment fee and storm
drainage facility fee will be calculated from the schedule of such fees adopted by
resolution of the City Council and in effect on the date of approval of such final map or
parcel map, together with any adjustments to such schedules of fees made in accordance
with the provisions of the Chico Municipal Code subsequent to the date of approval of
the final map or parcel map to account for any changes in the type or extent of
transportation facilities, park facilities, buildings and equipment and/or storm drainage
facilities which will be required as a result of the development and/or use of real property
during the period upon which such fees are based, any change in the estimated cost of the
transportation facilities, park facilities, buildings and equipment and/or storm drainage
facilities upon which such fees are based, or any change in that portion of the estimated
cost of such transportation facilities, park facilities, buildings and equipment and/or storm
drainage facilities which cannot be funded from revenue sources available to the City
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other than such fees.”
5.

As noted on the tentative map, in the event that all fees related to the preparation of the
Northwest Chico Specific Plan and Environmental Impact Report have not been paid
prior to recordation of the final map, the following notation shall be included on the final
map:
"A Northwest Chico Specific Plan cost recovery fee will be assessed and levied upon the
owner of any lot or parcel within this subdivision at the time a new single-family
residence is constructed on such lot or parcel. Such Northwest Chico Specific Plan cost
recovery fee will be calculated from the schedule of such fees adopted by resolution of
the City Council and in effect on the date of approval of such final map, together with
any adjustments to such schedule of fees made in accordance with the provisions of the
Chico Municipal Code subsequent to the date of approval of the final map to account for
any changes in the cost recovery analysis or the type or extent of facilities which will be
required by the Northwest Chico Specific Plan as a result of the development and/or use
of real property.”

6.

The final map shall include a note stating that all single-family home designs are subject
to administrative architectural review by Planning Division staff prior to or concurrent
with the building permit plan check process. The following design elements shall be
incorporated into the design of the residences as specified on pages 94 through 96 of the
NWCSP:

a.

Massing. Housing should be composed of a variety of forms, including porches and
wings;

b.

Facade Components. Building facades shall be visually interesting and include
amenities such as porches and are designed at a pedestrian-friendly scale;

c.

Seventy percent of the home designs within the subdivision shall incorporate covered
porches with a minimum size of 4 feet by 8 feet. The remaining home designs shall do so
if feasible;

d.

Garage Placement. Garages shall be set back from the main facade. Garages should
comprise a lesser percentage of the street frontage than the residence in order to
reduce the visibility and dominance of the automobile along roadways in the Plan
area. If a garage occupies more than 50 percent of the total front elevation it shall not
exceed 22 feet in width. For the purposes of administrative (staff level) review, the
garages shall be recessed a minimum of four feet.

7.

In the event that design issues arise on any home designs which staff is unable to resolve
administratively, the site plan and/or home design shall be reviewed and approved by the
Planning Commission.
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Schill Vesting Tentative Subdivision Map (S 06-02)
Exhibit I - Planning Conditions of Approval
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8.

Where feasible, buildings and landscaping shall be oriented and designed to maximize
the potential for natural cooling and passive solar opportunities. To the extent feasible,
residential buildings should provide adequate southerly or southwesterly roof orientation
to accommodate active solar energy systems as defined in Section 66473.1 of the
Subdivision Map Act.

9.

Prior to the filing of the final map, evidence must be submitted in a form acceptable to
the City Attorney, that demonstrates payment of proportionate share of development of
the neighborhood park.

10.

Homes on Lots 34, 35, 96 through 102, and 151 through 154 shall front on Nord
Highway.

11.

Future development of Lots 155, 156, and 157 shall be subject to design standards set
forth in the NWCSP..

12.

Provide a deed notice for the sale of all resulting lots notifying purchasers of the
proximity of the airport and the potential for possible noise related impacts in a disclosure
notice in a form approved by the Airport Land Use Commission.

13.

Prior to the recordation of the Final Map record as a separate instrument an Avigation
Easement granting the right of continued use of the airspace above the proposed parcels
by the Chico Municipal Airport and acknowledging any and all existing or potential
airport operational impacts.

14.

Airspace review by the Airport Land Use Commission is required for all objects over 100
feet in height in the C2 and D Compatibility Zones as set forth in the Butte County
Airport Land Use Compatibility Plan.

15.

Residential development on Lots within the C2 Compatibility Zone shall be consistent
with the density (at least 4 dwelling units per acre) as stated in Table 2A of the 2000
Butte County Airport Land Use Compatibility Plan.

16.

The final map shall illustrate bulbed intersections as set forth in the NWCSP, including
bulb-outs located at the intersections of Street ‘G’/Powerline Drive and Street ‘A’/Nord
Highway.

17.

The project improvement drawings shall illustrate six-foot wide sidewalks and seven-foot
wide parkway strips along the Nord Highway project frontage, without Class II bicycle
lane striping.
The project improvement drawings shall illustrate a 12-foot wide bicycle/pedestrian path
(eight feet of paving with landscaping on each side) extending to the south from the south
side of Street “D” and constructed between Lots 53 and 54.

18.

19.

Provide a deed notice for the sale of resulting Lots 136 through 147 and Lot 154
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notifying purchasers of the location of the R3 Medium-High Residential zoning district
adjacent to the east of said lots.
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